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The Design Commission has  approved a proposal in your neighborhood. This document is only
a summary of the decision.  The reasons for the decision , including the written response to the
approval criteria and to public comments received on this a pplication, are included in the

version located on the BDS website

http://www.portlandonline.com/bds/index.cfm?c=46429

Click on the District Coalition then scroll to the relevant Neigh bor hood, and case number. If
you disagree wit h the decision, you can appeal. Information on how to do so is included at the

end of this decision.
GENERAL INFORMATION

Applicant: Mike Coyle,

Applicant | Faster P ermits

14334 NW Eagleridge Ln | Portland, OR 97229
503-680-5497 | Mike@Fasterpermits.com

Samuel Sanderson, Architect | C2K Architecture, Inc
1645 NW Hoyt St| Portland OR 9720 9
503-444-2214 | sams@C2karch.com

Owner : Scre li Eastside LP
1075 West Ge orgia St #2010 | Vancouver, Bc V6e 3c9 Canada
Owner s/ Dave Seeley | Second City Real Estate

Representative s: 1075 West Georgia S , Ste 2010 | Vancouver, BC V6E3C9 Canada
604 -806-3351 | Ds eeley@Secondcityrealestate.com

Mark Desbrow | Green Light, LLC
3050 SE Division St Ste 235 | Portland OR 97202
503-860-5983 | Markd@G! -Dev.com

Site Address: 1500 NE IRVING STREET

Legal Description: BLOCK 167&168 TL 1200, HOLLADAYS ADD

Tax Account No.: R396211210

State ID No.: IN1E35AC 01200

Quarter Section: 3032

Neighborhood: Kerns, contact Elliott Mantell at commonchiro@yahoo.com

District Coalition: Southeast Uplift, contact Leah Fisher at 503 -232-0010.
Zoning: CXd, Central Commercial with a Design Ov erlay

Case Type: DZM, Design Review with Modifications

Procedure: Type llI, with a public hearing before the Design Commission. The

decision of the Design Commission can be appealed to City Council.

Proposal:

1900 SW 4th Avenue, Suite # 5000, Portland, OR 97201


http://www.portlandonline.com/bds/index.cfm?c=46429
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Applicant seeks design review approval for a newb5-story, 646 tall, mi xed use de
the Central Commercial with design overlay zone. The proposal with an approximately 69,130

GSF floor area includes 86 residential units (levels 1 -5), ground floor retail, and one level of
structured parking w  ith 22 vehicular parking spaces. The parking access is from NE 15 th
Avenue and 1 standard B loading space is provided. 132 long term bike parking spaces are

proposed, with 88 spaces in a bike room, 42 spaces within residential units, and 2 spaces

within th e retail area. Included in the 132 proposed spaces are 35 long term bike parking

spaces (more than the minimum required) to reduce the required vehicular parking by 7

spaces. The applicants will pay into the bike parking fund for all required short term bi ke
parking spaces. The proposed building materials consist of masonry brick veneer in two colors -
coal and almond, metal panel, wood veneer for the soffits, aluminum storefront system, and

vinyl windows.

The following one (1) Modification is requested:
1. Ground Floor Window Standards (33.130.230): Request to reduce the required glazing
length from 50% to  44.8% for the west elevation.

The applicant also requests exceptions through design review to the Window Projections into

Public Right -of-Way Code Gui de (OSSC/32/#1) standards to allow:

A the width of proj ee8d nogn btahyes weos tb ee 8edvdatni drh,e a@md t2 96
el evation rather than the-0&;anadnad d maxi mum of 12890

A to waive the side wall window requirement on the projecting window bays pr oposed on the
east and west elevation

Relevant Approval Criteria:

In order to be approved, this proposal must comply with the approval criteria of Title 33. The
relevant approval criteria are:

A Community Design Guidelines

A 33.825.040, Modifications That Wi Il Better Meet Design Review Requirements
ANALYSIS
Site and Vicinity: The site is located at the northeast corner of NE Glisan Street and NE 15 th

Street. The proposal is an infill development and the lot is being created from the existing full

block par cel, which includes office and parking use, as part of a separate Property Line
Adjustment application process. The site is surrounded by a mix of uses and architectural

styles. It serves as a transition from the institutional and office uses on the north and west to
the multi -family residential uses on the east and south east. Parking lots are located

immediately to the north and south of the site, and the Buckman Field Park is located to its

south west. The backs of house facilities of the Benson school a re located to the west and
across the street from the site.

The neighborhood includes an eclectic mix of architectural styles given its range of uses and lot
sizes. It is located adjacent to 2 Landmark sites d the Benson Polytechnic High School on the
west and the Parkview Apartments on the east. Benson High School was constructed in 1916

in Classical Revival Style and Parkview Apartments was built in 1941 in Colonial Revival style.

The existing office building on t he cesventdry,andwa®sn t he Ci |
built in 1965 in the oO0Brutalismé style. -Btbe adj acent r
apartment buildings to townhouses. Most of the adjacent buildings are constructed in red

brick.

The lot is bound on its 3 frontages by NE 15 th Street, NE Glisan Street and NE 16 th Street. All

three streets are classified as local service transit streets, however NE 16 th street provides N -S

connection between NE Irving and NE Sandy Street and hence is the busier street. NE 15th
Street dead ends at the Glisan street intersection. There is a pedestrian connection that runs
from the south west corner of this intersection and along the north lot line of Buckman field,
and links NE 15 ™ street to the front entrance of Benson High school on NE 12 th Street.
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The streetscape derives its character from the existing large deciduous sweet gum street trees,
and these along with the adjacent red brick building provide the immediate contextual
reference for this site.

Zoning: The Central Commercial (CX) zone is intended to provide for commercial development
within Portland's most urban and intense areas. A broad range of uses is allowed to reflect
Portland's role as a commercial, cultural and governmental center. Development is intended to

be very intense w ith high building coverage, large buildings, and buildings placed close

together. Development is intended to be pedestrian -oriented with a strong emphasis on a safe
and attractive streetscape.

The 6 d 6 o0 vpombtes yhe conservation and enhancement of a reas of the City with special
historic, architectural or cultural value. New development and exterior modifications to existing
development are subject to design review. This is achieved through the creation of design

districts and applying the Design Over lay Zone as part of community planning projects,
development of design guidelines for each district, and by requiring design review. In addition,
design review ensures that certain types of infill development will be compatible with the
neighborhood and e nhance the area.

Land Use History: City records indicate no land use reviews for this site.

Agency Review: A ORequest for Res pAogus 830200 a s Thefliowirey d
Bureaus have responded with no issues or concerns:

A Bureau of Environment al Services has responded with no objections to the proposal.
Please see Exhibit E -1c for additional details.

A The Bureau of Transportation Engineering responded with no objections to the proposal.
Please see Exhibit E -2c for additional details.

A Site Development Section of BDS responded with no objections to the proposal, and noted
that additional information may be required at the time of building permit application.
Please see Exhibit E -3c for additional details.

A Urban Forestry  responded with no objections to the proposal: Please see Exhibit E -4a for
additional details.

A Fire Bureau responded with no objections to the proposal. Please see Exhibit E -5a for
additional details.

A Water Bureau responded with no objections to the propo sal. Please see Exhibit E -6a for
additional details.

A Life -Safety Review Section of BDS responded with no objections to the proposal. Please
see Exhibit E -7a for additional details.

Neighborhood Review: A Notice of Proposal in Your Neighborhood wa s mailed on August 30,
2017. No written responses have been received from either the Neighborhood Association or
notified property owners in response to the proposal. However, staff received two phone calls

from residents expressing concern regarding the proposed removal of 3 street trees, and the
limited amount of parking provided.

Staff appreciates the interest and comments received regarding the proposed development.
According to PZC Chapter 33.266.110, Table 266 -1 the required parking is 0.33 per uni t for
this site for a total of 29 parking spaces. Furthermore, as per this standard, parking is not

required for non -residential uses. The applicants are also taking advantage of the exceptions to
the minimum parking spaces, as provided per 33.266.100.E., to reduce the required vehicular
parking by 7 spaces for a total of 22 spaces. Hence, the proposal fully complies with the

parking allowances per the PZC. Also note that there is no approval criteria in the guidelines

that will allow staff to deny the pro posal based on the amount of parking provided. Parking is
regulated by the PZC requirements, which are developed by the Bureau of Planning and
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Sustainability through a different legislative process. Concerns about the PZC parking
requirements should be add  ressed to the Bureau of Planning and Sustainability at:
https://www.portlandoregon.gov/bps/article/136170

The proposal entails removal of 3 street trees, all sweet gum trees, over 12 inche s and in good
condition:

1 Oneon SE 15 " Avenue to allow a curb cut for the garage access on SE 15 th and,

1 Two on SE 16 th Avenue to install water utilities and sanitary line runs.

The trees are mitigated 1:1 and 2 additional trees are proposed along Glisan Street, and 1 tree

along NE 16 t Avenue. These will be all sweet gum trees to match the existing street trees.

The Cityds Urban Forester has reviewed the proposal
the proposed 3 trees. However, since the trees pro posed to be removed are in good condition,

the mitigation required will be 2:1 or 2 new tree trees for every tree that is removed. Tree

replacement for trees removed shall occur in the street planter strip, on site, or in the same

watershed either by plant ing or by paying a fee in lieu of planting of $750 for each tree not

planted. Street tree planting standards must also be met in accordance with 11.50.060.C.

Street trees will be required to be planted through the building permit or public works permit.

PROCEDURAL HISTORY

The application was deemed complete on July 21, 2017 or it would have been required to be
withdrawn on July 26, 2017 per the Zoning Code. The Design Commission Hearings are
scheduled within 51 days of an application being deemed complet e. However, the applicant
provided staff an additional 3 weeks to process a second Request for Completeness so as to
allow for the required reviews by City agencies. As a result the Design Commission hearing was
scheduled 62 days after completeness on Sept  ember 21, 2017.

At that hearing, the Commission requested that the applicant make following design revisions
for a more coherent expression and street level activation in order to better respond to
Guidelines D8 & E5:

1. West Elevation:
- The two bays on the upper level should have a more consistent composition in relation to

the overall building parti.

- The garage opening should be designed to better relate to the storefront windows on either
side.

- The south part of the elevation should better activat e this elevation.

2. South Elevation:

- 5th Floor Terrace. The cantilevered expression for an unsupported heavy brick clad roof
should be further resolved, by lowering the roof and cutting into the building wall below.
This interlocking expression would a Iso strengthen the design concept of the extruding
bars.

- Canopies should be provided at the southeast corner for better pedestrian protection.

- The 186 concrete wall on the southeast corner shoul

confined use of the canopied space by the pedestrians.

3. Roof top Mechanical Equipment : The mechanical equipment has been screened for a
coherent building expression.

A continuation hearing was held on October 19, 2017. By this hearing, most of the outstanding

issues had either been resolved or were resolved at the hearing. This included resolution to the

5t Floor Terrace and recommendations to simplify the mechanical screening on the roof.

Outstanding issues with the storefront and canopy expression at the southeast cor ner and the
north wall remained, however. The applicant submitted design options to staff addressing these
remaining areas, which are discussed in the Findings below, and which were presented at a
third hearing on November 2, 2017.

d
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ZONING CODE APPROVAL CRITERIA

Chapter 33.825 Design Review

Section 33.825.010 Purpose of Design Review

Design review ensures that development conserves and enhances the recognized special design
values of a site or area. Design review is used to ensure the conservation, enhanc ement, and
continued vitality of the identified scenic, architectural, and cultural values of each design

district or area. Design review ensures that certain types of infill development will be

compatible with the neighborhood and enhance the area. Desi gn review is also used in certain
cases to review public and private projects to ensure that they are of a high design quality.

Section 33.825.055 Design Review Approval Criteria
A design review application will be approved if the review body finds the ap plicant to have
shown that the proposal complies with the design guidelines for the area.

Findings:  The site is designated with design overlay zoning (d), therefore the proposal
requires Design Review approval. B e cableidesign o f
guidelines are the Community Design Guidelines.

Community Design Guidelines

The Community Design Guidelines consist of a set of guidelines for design and historic design

cases in community planning areas outside of the Central City. These gui delines address the
unique and special characteristics of the community plan area and the historic and

conservation districts. The Community Design Guidelines focus on three general categories: P)
Portland Personality, which establishes Portland's urban d esign framework; (E) Pedestrian
Emphasis, which states that Portland is a city for people as well as cars and other movement

systems; and (D) Project Design,  which assures that each development is sensitive to both
Portland's urban design framework and the users of the city.

Staff has considered all guidelines and has addressed only those guidelines considered
applicable to this project.

P1. Plan Area Character. Enhance the sense of place and identity by incorporating site and
building design feature s t hat respond to the areads desired

D7. Blending into the Neighborhood. Reduce the impact of new development on established
neighborhoods by incorporating elements of nearby, quality buildings such as building details,
massing, proportions, and materials.

Findings for P1 & D7: The proposed infill development serves as a transition between

the institutional and office uses on the north and west, and the multi -family residential
uses on the east and south east. The site is adjacent to two historically significant
buildings - the Benson High School on the west and Parkview Apartments on the east.

These buildings are low -story buildings with brick veneer as their primary fagade

material. The site has surface parking lots immed iately north and south. The streetscape
derives its character from the existing large deciduous sweet gum street trees, and these
along with the adjacent red brick building provide the immediate contextual reference for

this site. The proposal seeks to res  pond to this context by the following methods:

A Massing : The L shaped base of the building, in dark brick, runs horizontally along the
length of the site along Glisan Street and rises vertically at the more active NE 16 th
Avenue frontage, establishing this as the primary facade. The
the base is accentuated by the darker color brick and is reflective of the higher ground
floor of the adjacent buildings. The upper floors are recessed back from the base, and
wrapped in lighter colored  brick, which scale down the building and also create
terraces and amenity areas. The southeast corner erodes to scale down the building in
response to the 1.5 -2 story residential developments across the street. Refer to
Drawing App -6, Exhibit A -25.

he sit

charac

signi fi
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A Setbacks: The south building wall, with residenti al gr
along NE Glisan Street in response to similar conditions for residential development
along this street. However, the building holds the urban edges at the NE 15 th-and NE

16t similar to other institutional buildings in the area.

A Street Activation  : The double height building base is articulated and differentiated by
large glazed areas for greater transparency. The street facing frontages are activated by
residential patios an d entrances and terraces and balconies on the upper floor. The
vertical dark brick, framed corner retail and entrances along NE 16 th establish this as
the primary building facade. This is discussed further in the findings below.

A Materials : The primary bui Iding materials consists of masonry brick which helps tie
the development with the adjacent historic red brick buildings. The dark brick is
reflective of the red brick in the vicinity but also differentiated for a modern expression.

A Streetscape : The e xisting large sweet gum street trees are character defining for this
site, and help buffer the proposed development from the surface parking lot on the
south. The proposal retains all but three of the street trees, which are being removed
to accommodate a new driveway entrance and utility runs. These removals will be
required to be mitigated at 2:1 and the proposal include 2 new trees on Glisan which
will help complete the tree cover gap created by an existing curb cut that is being
eliminated, and 1 new tr ee on NE 16 t Avenue. Species selection will match existing
Sweetgum and will be sizedtomin.2 -1/ 26 <cal i per.

This guideline is met

E1l. The Pedestrian Network. Create an efficient, pleasant, and safe network of sidewalks
and paths for pedestrians tha  t link destination points and nearby residential areas while
visually and physically buffering pedestrians from vehicle areas.

Findings: The development creates a safe and pleasant pedestrian system as follows:

A The proposal will be required to reconstr uct the sidewalk corridors along the site
frontage on NE Irving, NE 16 th and NE Glisan. The improvements will help define the
different zones of an 11 -ft wide sidewalk: building frontage zone, street furniture zone,
movement zone, and the curb, providing a convenient and consistent access route for
pedestrian travel along these streets. Dedications along the street frontages have been
provided to ensure sufficient width for these improvements. Furthermore, the

sidewalk corners at the two street intersection s will be reconstructed to comply with
~ ADA standards.
A A 1all, differentiated and highly transparent ground floor with active uses and a

street expression of patios, entrances and terraces and corner retail provide a visually
interesting and pedestrian ori  ented environment.

A Back of house functions like the trash room, electric and MDF rooms are
internalized and located away from the street facing elevations so as to avoid inactive
frontages along pedestrian paths.

A The garage access from NE 15 t street is a ppropriate given that this is a less active
street and that the back of house function of Benson High School is located directly
across the street. The garage is internalized and wrapped with continuous residential
frontage along Glisan Street.

A The existi ng significant sweet gum trees  street are preserved to the extent possible
helping buffer the pedestrians from vehicular traffic. The proposal entails removal of 3
of the existing 16 street trees primarily to allow for the driveway access on NE 15 th
and fo r utility lines on NE 16 . These are mitigated by providing 2 replacement trees
along Glisan Street, and 1 tree along NE 16th Avenue. These will be all sweet gum
trees to match the existing street trees.

A The West Elevation has been resolved per the Com missions direction to provide a
better pedestrian experience as follows:
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- Display windows  adjacent to the parking lot will be programmed to serve as
announcement boards providing information to the community about upcoming
activities at the adjacent Benson High School.

- A small dog/bike wash  amenity is provided adjacent to this display window for
a more active street frontage.

- The display windows on the south part of the elevation have been replaced with
a store front window system that provides views into an a small lobby and
stairwell , which also better activate this elevation.

A The garage opening has been designed to better relate to the storefront windows
on either side. The dark brick frame and transom windows above a metal band,
are consistently contin  ued above the garage opening. A translucent glass garage
door is proposed and provides more pedestrian interest and human scale along
this facade. Perforated openings for the garage door air intake will be limited to
the base of the door.

This guideline i s met .

E2. Stopping Places. New large -scale projects should provide comfortable places along
pedestrian circulation routes where people may stop, visit, meet, and rest.

E3. The Sidewalk Level of Buildings. Create a sense of enclosure and visual inter estto
buildings along sidewalks and pedestrian areas by incorporating small scale building design
features, creating effective gathering places, and differentiating street level facades.

E4. Corners that Build Active Intersections. Create intersections that are active, unified,
and have a clear identity through careful scaling detail and location of buildings, outdoor

areas, and entrances.

E5. Light, Wind, and Rain. Enhance the comfort of pedestrians by locating and designing
buildings and outdoor area s to control the adverse effects of sun, shadow, glare, reflection,
wind, and rain.

D2. Main Entrances. Make the main entrances to houses and buildings prominent,
interesting, pedestrian accessible, and transit -oriented.
D3. Landscape Features. Enhanc e site and building design through appropriate placement,
scale, and variety of landscape features.
D5. Crime Prevention. Use site design and building orientation to reduce the likelihood of
crime through the design and placement of windows, entries, act ive ground level uses, and
outdoor areas
Findings for E2, E3, E4, E5, D2, D3 & D5: The proposal seeks to meet these guidelines
as follows:

A The sidewalk level  of the building is differentiated from the upper floors by double
story, 20 feet high base and da  rk colored brick.

A The upper levels  include lighter colored brick, metal panels and smaller/different
window types. The opposite bays on the upper levels extrude out on the east and west

el evation andlproverctt Béd adj acent oionsexosedlthk s .

(0OSSC/ 32/ #1) . 6 Each -imegratpdantotthe ovarallicaenposiion, |

These
code guide standard in the OWi ndeofwWdyCanl¢ Qude i ons | nt

however, so their individual l engthé. c@imddves x ceed t

are also not necessary, given the large windows of adjacent units which extend out on
either end of both projections.

A Larger windows create a more transparent base, differentiating it as well as enabling
views into the interior from the sidewalk resulting in a more visually interesting
pedestrian experience. This also provides eyes on the street and reduces likelihood of
crime.

A The street level frontage has been wrapped with active uses including retail,
residential units, lobby and amenity areas . The residential units are directly
accessible from the street helping activate it.

A Residential units ~ have been provided with approximately 7 -8 ft wide patios that
include a 2 -ft wide planter along the street edge. The landscape buffer and horizontal

h
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separation of the interior private spaces from the sidewalk should result in useable
front stoops and windows without drawn shades. Refer to Drawing APP.17, Exhibit
C-36.

A A full | 8069 whdsd wihyglazedraling has been provided on the second
floor, further activating the Glisan street frontage.

A Corner retail  with outdoor seating help activate the NE 16 th-and Glisan intersection,
and provide a welcome space where people may stop, meet and visit.

A The dark brick base  of the building rises vertical  ly at NE 16th Avenue frontage. This
along with the projecting upper story residential volume and the top floor amenity
deck covered by a roof with warm wood soffit, accentuate the primary NE 16 th and
Glisan intersection. The  retail corner s recessed with floor to ceiling glazing and
framed by a white metal band, further emphasizing this intersection.

A The main residential and cafe  entrance are located on each side of the framed corner
volume, and hence clearly identified. A canopy above the residential ent rance
differentiates it from the café entrance.

A The amenity deck  at level 5 above the corner retail further distinguishes this
intersection, activates Glisan Street and helps identify the main building entrances
below.

A The exterior materials of brick and composite metal are of low reflectance in order to
reduce glare upon adjacent traffic and buildings. Building overhangs above the lobby
and pedestrian entrances offer relief from the rain and wind. The ground level
residential units include canopies over each entrance. EXxisting tall street trees provide
protection from sun, glare and inclement weather.

A The ground -level storefront and residential windows on the southern and eastern
street facades put additional eyes on the streets to deter criminal activit y. Residential
windows, patios, and balconies are provided on all four frontages of the building.
Vehicular and pedestrian entrances are also located on all three street facades, which

increase the visual surveillance of the site. The entrances enter and e xit directly out
~onto the sidewalk resulting in increased foot traffic in the area.
A Exterior building lighting will include canopy soffit down lighting at the building,

café and residential entrances and uplights in the residential planters. Glazing will
also provide some ambient light onto the public right of way. The proposed lighting
will help reduce dark corners and niches and help create safer spaces.

A Canopies . The design has been revised since the first hearing so that the white metal
band h a offset from dhe dark brick walls on both south and east elevations, and
the canopy above the south retail entry and seating area has been extended by an
addi ti ebnba.l Aldédi ti onal weather protection on
determined to be necess ary by the Design Commission at the second hearing, and the
development team submitted five additional canopy studies on the east. Of the five,
the applicants have chosen a preferred option that includes a thin, dark metal
canopy fi designed to match the dark  metal proposed on the storefront windows at the
southeast corner fi extending out over the sidewalk from the horizontal mullion
between the storefront windows and transoms and another thin canopy that provides
cover over the Bike Parking room doors. The othe r options present variations on this
design, varying the amount of span across the east elevation and also varying the
color i using a white canopy and white storefronts at the southeast corner. Of the
variations, staff believes that the preferred option, sh own on Exhibits C.8, C.12, C.24,
and unnumbered sheets provided as part of the drawing package given to the Design
Commission at the hearing on November 2, 2017, strike the best balance between
providing weather protection and integrating into the overall design concept of the
east elevation and southeast corner.

These guidelines are met

D4. Parking Areas and Garages. Integrate parking in a manner that is attractive and
complementary to the site and its surroundings. Locate parking in a manner that m inimizes
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negative impacts on the community and its pedestrians. Design parking garage exteriors to
visually respect and integrate with adjacent buildings and environment.

Findings:  The parking garage is located on the northern side of the proposed buildi ng,
adjacent to the existing parking lot on the adjacent property. The garage access from NE

15th street is appropriate given that this is a less active street and that the back of house
function of Benson High School area located directly across the stree t. The garage is
internalized and wrapped with residential, retail, bike lounges and amenity uses which

help maintain a prominent pedestrian experience along NE 16th Ave and NE Glisan St.

The garage entrance is screened with a creatively designed garage do or. A Drive Design
Exception has been approved by PBOT to locate the access gate near the NE 15th

property line, and fast acting garage doors are provided to avoid cars queuing over the
sidewalks to enter the garage. Parking has been well integrated with t he proposed design
and minimizes negative impacts on the pedestrian environment.

This guideline is met.

D8. Interest, Quality, and Composition. All parts of a building should be interesting to
view, of long lasting quality, and designed to form a c ohesive composition.

Findings:  The proposed building has an overall simple design with interested added by a
strong base, color and planar elevation changes, differentiated corner and street level
expression and good quality material palette.
A The desig nparti is developed around the idea of strong L shaped dark brick base
and east facade, with a lighter colored upper volume. This double height ground floor
and darker colored brick base reference the red brick and tall bases of adjacent
buildings. The u pper levels are lighter and color and recessed to scale down the
massing in response to lower heights of adjacent residential developments. The
opposite bays on the upper levels extrude out on the east and west elevation and
projeti1636ver t hsalewalksj TAesespnojections exceed the code guide
standard in the OWi ndow Pr o¢ftVaytCodesgidel nt o Publ i c Ri
(0OSSsSC/ 32/ #1) . 6 Each -imegratpdantotthe ovarallicaenposiion, |
however, so their individual lengths can exceed the maxi mum @f6.125G de wi ndows
are also not necessary, given the large windows of adjacent units which extend out on
either end of both projections.
A The approximately 176 feet  south and north facades have been broken up with a
consistent vocabulary of:
- planar shifts,
- projecting balconies and terraces,
- brick in 2 colors - darker for the base and lighter for upper
- consistent window sizes, proportions and detailing.
- A generous window punch, with a depth of 6 -3/ 86 from the extoghei or bric
window frameand3 -7/ 86 from the met al panel to the windoyv
- Vents grouped together and integrated into the metal panels between the upper level
windows.
- Consistent use of wood for the soffits of canopies, terrace overhangs and balconies.
A The ground floor of the north elevation will be composed of a simple brick wall
screened by trees and landscaping. The simple brick expression will present a high -
quality material with a design that integrates well with the overall composition of the

buil ding.
A A well differentiated base with a high level of transparency and active uses to create
a pedestrian oriented street frontage, as discussed above.
A Good quality and lasting materials that include:
- Masonry Brick veneer intwo colors - coalandalmo nd,3-5/ 8 0 -1x/ 426-%/ B6 i n
size

- Composite Metal Panel, Alpolic, 4mm thick. Dark Bronze for the building and Mica
Grey above the garage door.
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- Douglas Fir wood veneer in light cherry stain for the soffits and residential entrance
walls.

- Aluminum storefront window system. White at residential housing & amenities,
aluminum at lobby and retail entry.

- Vinyl windows, white with no nail fin.

- Glass and metal balconies

- Metal canopies

- Aluminum garage door

The following have been resolved, pe r the Commissions direction, for a more coherent
expression and street level activation.

A

West Elevation:

- The two bays on the upper level have a more consistent composition in relation to
the overall building parti. The south bay has been pushed back, so that it is not
flush with the base, and wrapped with a terrace.

- The garage opening has been designed to better relate to the storefront windows on
either side. The dark brick frame and transom windows above a metal band, are
consistently continued ab  ove the garage opening. A translucent glass garage door is
proposed and provides more pedestrian interest and human scale along this facade.
Perforated openings for the garage door air intake will be limited to the base of the
door.

- Display windows  adja cent to the parking lot will be programmed to serve as
announcement boards providing information to the community about upcoming
activities at the adjacent Benson High School.

- A small dog/bike wash amenity is provided adjacent to this display window for a
more active street frontage.

- The display windows on the south part of the elevation have been replaced with a
store front window system that provides views into a small lobby and stairwell ,
which also better activate this elevation.

South Elevation:

- The 180 c on conthe southeastcorner has been eliminated for a more
flexible, less confined use of the canopied space for weather protection by the
pedestrians.

- 5th Floor Terrace . The design of the cantilevered heavy brick clad roof forms an
extension of and completes the black bar on the east side of the building. Over the
course of two hearings, the Design Commission discussed potential alternative
designs for this cantilevered roof, but they ultimately decided that the thicker, non -
inte rlocked form of the roof creates a cohesive composition and satisfies the
guideline.

Canopies. The original design has been revised
offset from the dark brick walls on both south and east elevations, and the canopy
above the south retail entry and seatin
66. Additional weather protection on th
necessary by the Design Commission at the second hearing, and the development
team submit ted five additional canopy studies on the east. Of the five, the applicants
have chosen a preferred option that includes a thin, dark metal canopy fi designed to
match the dark metal proposed on the storefront windows at the southeast corner fi
extending out ove r the sidewalk from the horizontal mullion between the storefront
windows and transoms and another thin canopy that provides cover over the Bike

Parking room doors. The other options present variations on this design, varying the

amount of span across the  east elevation and also varying the color i using a white
canopy and white storefronts at the southeast corner. Of the variations, staff believes

that the preferred option, shown on Exhibits C.8, C.12, C.24, and unnumbered sheets

g area
e east
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provided as part of the draw  ing package given to the Design Commission at the
hearing on November 2, 2017, strike the best balance between providing weather

protection and integrating into the overall design concept of the east elevation and

southeast corner.

The thin metal canopies  are detailed on Exhibit C.18 and show a simple steel plate
anchored to the mullion between the storefront windows and the transom windows.
The plate and knife connections will be high quality and also satisfy this guideline.

A Roof top Mechanical Equipment : The mechanical equipment has been much
simplified since the first two Design Review hearings. The brick parapet around the
building provides screening for lower objects and vents, and a simple, integrated

metal screen wraps the rooftop unit. The former i s a well -integrated component of the
building, and the latter is minimal in size and scale and will not affect the overall
composition.

This guideline is met.

33.825.040 Modifications That Will Better Meet Design Review Requirements:

The review body ma vy consider modification of site  -related development standards, including

the sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of the design review
process. These modifications are done as part of design review and are not required to go

through the adjustment process. Adjustments to use -related development standards (such as
floor area ratios, intensity of use, size of the use, number of units, or concentration of uses) are
required to go through the adjustment process. Modifications th at are denied through design
review may be requested as an adjustment through the adjustment process. The review body
will approve requested modifications if it finds that the applicant has shown that the following

approval criteria are met:

A. Better m eets design guidelines. The resulting development will better meet the applicable
design guidelines; and
B. Purpose of the standard. On balance, the proposal will be consistent with the purpose of
the standard for which a modification is requested.
M odification #1: Ground Floor Windows in the CX Zone (PZC 33.130.230). Request to
reduce the required window length on the West elevation from 50% to approximately 44.8%.
Purpose Statement. In the CX zone, blank walls on the ground level of buildings are | imited in
order to:
A Provide a pleasant, rich, and diverse pedestrian experience by connecting activities
occurring within a structure to adjacent sidewalk areas, or allowing public art at the
ground level;
A Encourage continuity of retail and service u ses;
A Encourage surveillance opportunities by restricting fortress -like facades at street level;
and
A Avoid a monotonous pedestrian environment.
The Standard . In the CX zone, all exterior walls on the ground level which face a street lot line,
sidewalk , plaza, or other public open space or right of way must meet the general window
standard. The windows must be at least 50 percent of the length and 25 percent of the ground
level wall area. Ground level wall areas include all exterior wall areas up to 9 f eet above the

finished grade. The requirement does not apply to the walls of residential units, and does not
apply to the walls of parking structures when set back at least 5 feet and landscaped to at least
the L2 standard.

Qualifying window features. Req  uired window areas must be either windows that allow views
into working areas or lobbies, pedestrian entrances, or display windows set into the wall.
Display cases attached to the outside wall do not qualify. The bottom of the windows must be
no more than 4 feet above the adjacent exterior grade.
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Findings. The non -residential portion of the ground floor west elevation, for which the
modification is being requested, includes 1 display windows and an adjacent bike/ dog
wash room, the garage access, and lobby  and stairwell area. This elevation has been
significantly improved, per the Commissions direction, to better activate and provide a
human scale along NE 15 t Avenue as follow:

A The two bays on the upper level have a more consistent composition in relation to the
overall building parti. The south bay has been pushed back, so that it is not flush
with the base, and wrapped with a terrace.

A The garage opening has been designed to better relate to the storefront windows on
either side. The dark brick frame and transom windows above a metal band, are
consistently continued above the garage opening. A translucent glass garage door is
proposed and provides more pedestrian interest and human scale along this facade.
Perforated openings for the garage door air intak e will be limited to the base of the
door.

A Display windows  adjacent to the parking lot will be programmed to serve as
announcement boards providing information to the community about upcoming
activities at the adjacent Benson High School.

A A small dog/bike  wash amenity is provided adjacent to this display window for a
more active street frontage.

A The display windows on the south part of the elevation have been replaced with a
store front window system that provides views into a small lobby and stairwell ,
which also better activate this elevation.

The proposed design improvements will result in a pleasant, rich, and diverse pedestrian

experience and avoid a monotonous pedestrian environment. The elevation helps reinforce
the continuity of pedestrian  -active ground -level building uses. The modification will better
meet the applicable design guidelines, including E1 and D8. This modiification merits
approval .

DEVELOPMENT STANDARD S

Unless specifically required in the approval criteria listed above, this propos al does not have to

meet the development standards in order to be approved during this review process. The plans
submitted for a building or zoning permit must demonstrate that all development standards of

Title 33 can be met, or have received an Adjustme nt or Modification via a land use review prior
to the approval of a building or zoning permit.

CONCLUSIONS

The Glisan Street Apartments is an infill development that provides transition between the
institutional and office uses on the north and west, and the multi -family residential uses on
the east and south east.  The simple and well composed design responds to the context and
helps provide this transition by scaling down the mass and bulk of the building with vertical

breaks, facade setbacks and materia | differentiation. The ground level of the street facing
facade have been articulated with stoops and planters, corner retail and higher level of
transparency to address the pedestrian emphasis guidelines. Good quality and well detailed
material palette th at is sensitive to the historic context have been provided. The design review
process exists to promote the conservation, enhancement, and continued vitality of areas of the
City with special scenic, architectural, or cultural value. The proposal meets the applicable
design guidelines and modification criteria and therefore warrants approval

DESIGN COMMISSION DE CISION

It is the decision of the Design Commission to approve Design Review for anewb5-story, 6486
tall, mixed use development including:
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A Residen tial units (levels 1 -5), ground floor retail, and one level of structured parking

with 22 vehicular parking spaces. The parking access is from NE 15 th Avenue and 1
~ standard B loading space is provided.
A 132 long term bike parking spaces are proposed, with 88 spaces in a bike room, 42

spaces within residential units, and 2 spaces within the retail area. Included in the 132
proposed spaces are 35 long term bike parking spaces (more than the minimum

required) to reduce the required vehicular parking by 7 space s. The applicants will pay
into the bike parking fund for all required short term bike parking spaces.

A Primary building materials consist of masonry brick veneer in two colors - coal and
almond, metal panel, wood veneer for the soffits, aluminum storefront system, and vinyl
windows.

Approval of the following Modification requests:
1. Ground Floor Window Standards (33.130.230): Request to reduce the required glazing
length from 50% to 44.8% for the west elevation.

Approval of exceptions through design re view to the Window Projections into Public Right -of -

Way Code Guide (OSSC/32/#1) standards to allow:

A the width of proj ee8d nogn btahyes weos tb ee 8edvdatni drh,e amd t2 96
el evation rather than the-0&;anadmad d maxi mum of 12898

A towaive t he side wall window requirement on the projecting window bays proposed on the
east and west elevation

Approvals per Exhibits C.1  -C-34, signed, stamped, and dated = November 14, 2017 , subject to
the following conditions:

A. As part of the building permit ap plication submittal, the following development -related
conditions (B through E) must be noted on each of the 4 required site plans or included as
a sheet in the numbered set of plans. The sheet on which this information appears must
be labeled "ZONING COM PLIANCE PAGE - Case File LU 17 -105451 DZM." All requirements
must be graphically represented on the site plan, landscape, or other required plan and
must be labeled "REQUIRED."

B. At the time of building permit submittal, a signed Certificate of Complianc e form
(https://www.portlandoregon.gov/bds/article/623658 ) must be submitted to ensure the
permit plans comply with the Design/Historic Resource Review decision and approved
exhibits.

C. The applicant will pay the Bicycle Parking Fund for all required short term bike parking at
the time of building permit.

D. Planning & Zoning Building Permit approval is contingent upon the approval of a Property
Line Adjustment. If the PLA results in ex terior changes to an approved Design Review, then
another Design Review may be required.

F. No field changes allowed.

o /WW

Julie lemg on , ign Commission  Chair

Application Flled. January 23, 2017 Decision Rendered: November 2 , 2017
Decision Filed: November 3, 2017 Decision Mailed: November 16 , 2017
About this Decision. This land use decision is  nota permit  for development. Permits may

be required prior to any work. Contact the Development Services Center at 503 -823-7310 for

information about permits.

Procedural Information. The application for this land use review was submitted on January
23, 2017 , and was determined to be complete on July 21, 2017


https://www.portlandoregon.gov/bds/article/623658
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Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under
the regulations in effect at the time the application was submitted, provided that the

application is complete at the time of submittal, or complete within 180 days . Therefore this
application was reviewed against the Zoning Code in effect on January 23, 2017

ORS 227.178 states the City must issue a final decision on Land Use Review applications

within 120 -days of the application being deemed complete. The 120 -day review period may be
waived or extended at the request of the applicant. In this case, the applicant requested that

the 120 -day review period be extended for 245 days as stated with (Exhibit A -2). Unless
further extended by the applicant, the 120 days  will expire on July 21, 2018.

Some of the information contained in this report was provided by the applicant.

As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the
applicant to show that the approval criteria are met . This report is the final decision of the
Design Commission with input from other City and public agencies.

Conditions of Approval. This approval may be subject to a number of specific conditions,
listed above. Compliance with the applicable condition s of approval must be documented in
all related permit applications. Plans and drawings submitted during the permitting process

must illustrate how applicable conditions of approval are met. Any project elements that are
specifically required by conditio  ns of approval must be shown on the plans, and labeled as
such.

These conditions of approval run with the land, unless modified by future land use reviews.

As used in the conditions, the term oOapplicantod
any person undertaking development pursuant to this land use review, the proprietor of the

use or development approved by this land use review, and the current owner and future

owners of the property subject to this land use review.

Appeal of this decision . This decision is final unless appealed to City Council, who will hold a

public hearing.  Appeals must be filed by 4:30 pm on November 30, 2017  at 1900 SW

Fourth Ave. Appeals can be filed at the 5 th floor reception desk of 1900 SW 4  t Avenue Monday
thro ugh Friday between 8:00 am and 4:30 pm. Information and assistance in filing an appeal

is available from the Bureau of Development Services in the Development Services Center or

the staff planner on this case. You may review the file on this case by appo intment at, 1900

SW Fourth Avenue, Suite 5000, Portland, Oregon 97201. Please call the file review line at 503 -
823-7617 for an appointment.

If this decision is appealed, a hearing will be scheduled and you will be notified of the date and
time of the hea ring. The decision of City Council is final; any further appeal is to the Oregon
Land Use Board of Appeals (LUBA).

Upon submission of their application, the applicant for this land use review chose to waive the
120 -day time frame in which the City must r ender a decision. This additional time allows for
any appeal of this proposal to be held as an evidentiary hearing, one in which new evidence

can be submitted to City Council.

Who can appeal:  You may appeal the decision only if you have written a letter which was
received before the close of the record at the hearing or if you testified at the hearing, or if you

are the property owner or applicant. Appeals must be filed within 14 days of the decision . An
appeal fee of $5,000 .00 will be charged (one -hal f of the application fee for this case , up

to a maximum of $5,000.00 ).

Neighborhood associations may qualify for a waiver of the appeal fee. Additional information
on how to file and the deadline for filing an appeal will be included with the decision.
Assistance in filing the appeal and information on fee waivers are available from the Bureau of
Development Services in the Development Services Center, 1900 SW Fourth Ave., First Floor.
Fee waivers for neighborhood associations require a vote of the au thorized body of your
association. Please see appeal form for additional information.

necl

ud
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Recording the final decision.

If this Land Use Review is approved the final decision will be recorded with the Multnomah

County Recorder.

1 Unless appealed, the final decision will be recorded after  November 30 , 2017 by the
Bureau of Development Services.

The applicant, builder, or a representative does not need to record the final decision with the
Multhomah County Recorder.

For further information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503  -823-0625.

Expiration of this approval. An approval expires three years from the date the final decision
is rendered unless a building permit has been issued, or the approved activity has begun.

Where a site has received approval for multiple developments, and a building permit is not
issued for all of the approved development within three years of the date of the final decision, a
new land use review will be re  quired before a permit will be issued for the remaining
development, subject to the Zoning Code in effect at that time.

Zone Change and Comprehensive Plan Map Amendment approvals do not expire.

Applying for your permits. A building permit, occupa  ncy permit, or development permit must
be obtained before carrying out this project. At the time they apply for a permit, permittees

must demonstrate compliance with:

1  All conditions imposed here.

1  All applicable development standards, unless specifically e xempted as part of this land use
review.

1  All requirements of the building code.

1  All provisions of the Municipal Code of the City of Portland, and all other applicable

ordinances, provisions and regulations of the City.

Puja Bhutani
November 14, 2017

The Bureau of Development Services is committed to providing equal access to

information and hearings. Please notify us no less than five business days prior

to the event if you need special accommodations. Call 503 -823 -7300 (TTY 503 -
823 -6868).

EXHIBITS 0 NOT ATTACHED UNLESS INICATED

Applicantdés Statement:
1. Narrative and Plans, January 24, 2017 - Not approved, for reference only
2. 120-day waiver
3. Revised submittal transmittal, June 30, 2017
4. Design Review Narrative, June 30, 2017
5. Response to 1 st Incomplete Let ter, June 30, 2017
6. Pre- Application Conference Summary Notes, February 2, 2017
7. Private Stormwater Report, June 30, 2017
8. PBOT Garage door Design Exception approval, June 30, 2017
9. Revised Drawing Set, June 30, 2017 - Not approved, for reference only

10. Report of Geo Technical Engineering Services, July 11, 2017

11. Arborist Report, July 21, 2017

12. Revised submittal transmittal, August 15, 2017

13. Drywell Report, August 15, 2017

14. Revised Drawing Set, August 15, 2017 - Not approved, for reference only
15. Revised drawings, August 16, 2017 - Not approved, for reference only
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16.
17.
18.
19.
20.
21.
22.
23.
24.
25.
26.
27.
28.
29.
30.
31.
32.
33.
34.
35.
36.
37.
38.
39.

Revised Drawing Set, August 16, 2107 - Not approved, for reference only
Revised submittal transmittal, September 17, 2017
Response to staff comments and additional revisions, September 17, 2017
Drawing Set, Septem ber 1, 2017 - 1st Hearing Submittal
Revised Packet Transmittal
Applicant Response to ComnfiHeaingonds comment s
Facade Studies
APPENDIX TABLE OF CONTEXT
VIEW FROM SOUTHEAST
VIEW FROM SOUTHWEST
VIEW FROM NORTHWEST
VIEW FROM NORTHEAST
NIGHTTIME RENDERING
MASSING/ DESIGN CONCEPT
NEIGHBORHOOD CONTEXT
NEIGHBORHOOD CONTEXT
VICINITY MAP
NEIGHBORHOOD CONTEXT
ZONING ANALYSIS
FAR CALCULATIONS
GROUND FLOOR GLAZING
ORIEL COMPLIANCE
CONTEXTUAL RENDERING
CONTEXTUAL RENDERING

B. Zoning Map (attac hed):

1.

Existing Zoning

C. Plans & Drawings:

1.
2.
3.
4.
5.

©xo~No

10.
11.
12.
13.
14.
15.
16.
17.
18.
19.
20.
21.
22.
23.

SITE PLAN (attached)

LEVEL 1 PLAN

LEVEL 1 LOFT PLAN

LEVEL 2 PLAN

LEVEL 3 -4 PLAN

LEVEL 5 PLAN

ROOF PLAN

EAST ELEVATION ON NE 16TH AVE

SOUTH ELEVATION ON NE GLISAN ST

WEST ELEVATION ON NE 15TH AVE

NORTH ELEVATION

EAST ELEVATION ON NE 16TH AVE (attached)

SOUTH ELEVATION ON NE GLISAN (attached)

WEST ELEVATION ON NE 15TH AVE (attached)

NORTH ELEVATION (attached)

BUILDING SECTION - E/W

BUILDING SECTION - N/S

ENLARGED ELEVATION AND SECTION - 16TH AVE ENTRY
ENLARGED ELEVATION AND SECTION - AMENITY
ENLARGED ELEVATION AND SECTION - RETAIL
ENLARGED ELEVATION AND SECTION - SW CORNER
ENLARGED ELEVATION AND SECTION - WEST ORIEL
ENLARGED ELEVATION AND SECTION - NORTH METAL PANEL WALL

23-B. ENLARGED ELEVATION AND SECTION - TYPICAL WINDOW DETAILS
23-C. ROOF- MECH SCREEN & GLASS DISPLAY DETAIL

24.
25.
26.

MATERIAL PALETTE
LANDSCAPE PLAN
TREE PRESERVATION PLAN

at
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27.
28.
29.
30.
31.
32.
33.
34.

PLANT IMAGES

SITE LIGHTING PLAN

CIVIL - EXISTING CONDITIONS

CIVIL - UTILITY AND STORM PLAN

BICYCLE PARKING ROO M LAYOUT

BICYCLE STORAGE UNIT PLANS

UNIT PATIO ENLARGED PLAN / GLASS DISPLAY
MANUFACTURERS CUTSHEETS

D. Notification information:

1.

Request for response

Posting letter sent to applicant

Notice to be posted

Applicantds statmsiegnt certifying
Mailing list

Mailed notice

E. Agency Responses:

2
3.
4,
5
6
1

6.

7.

Bureau of Environmental Services

a. 1st RFC

b. 2nd RFC

c. RFR

Bureau of Transportation Engineering and Development Review
a. IstRFC

b. 2nd RFC

c. RFR

Site Development Review Section of Bureau of Deve  lopment Services
a. 1st RFC

b. 2nd RFC

c. RFR

Urban Forestry

a. RFR

b. Revised RFR

Fire Bureau

a. RFR

Water Bureau

a. RFR

Life -Safety Review Section of Bureau of Development Services
a. RFR

F. Letters: None received
G. Other:

ogprwNE

Original LUR Applicat ion Form and Receipt

1st Incomplete Letter from staff to applicant, sent 2/23/2017
1st Request for Completeness

2nd Incomplete Letter from staff to applicant, sent 7/18/2017
2nd Request for Completeness

Staff email regarding additional roof and canopy options

H. [Received beforethe 1 st Hearing]
1. Staff memo to the DC hearing, dated September 8, 2017
2. Staff report and recommendations to the DC, dated September 8, 2017
3. Testimony from Wendy Willingham
4. Letter from Noel Thomas
[Received atthe 1 st Hearing]
5. List of Testimony
6. Staff PowerPoint Presentation to Hearing Body
7. Applicant PowerPoint Presentation to Hearing Body
[Received before the 2 nd Hearing]
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8. Staff memo to the DC hearing, dated October 10, 2017
9. Staff report and recommendations to the DC, d ated October 10, 2017
[Received atthe 2 nd Hearing]
10. Staff PowerPoint Presentation to Hearing Body
11. Applicant Presentation to Hearing Body
[Received before the 3 ™ Hearing]
12. Revised Drawing Packets, dated 29 September 2017
13. Revised Drawing Packets, dated 26 Oc  tober 2017
[Received at the 3rd Hearing]
14. Revised staff report and recommendations to the DC, dated November 2, 2017

Page 18
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